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To the Board of Directors of 
The Cleveland Chamber of Commerce. 


Gentlemen: In acquiring land for the proposed boulevard 
joining Woodland Hills Park to Garfield Park, the city has pur- 
chased a ninety-three acre tract of land bordering on Union 
Avenue and East 116th Street. This land cost on an average of 
a little over $1,300.00 per acre. The total cost was $121,851.70. 
The tract lies on a low bluff overlooking Newburgh to the South 
and is in the midst of a rapidly growing territory which is being 
developed by private allotment companies. The character of the 
territory is distinctly residential, although factory districts are 
not far removed. The gravelly clay soil and the generally flat 
character of the tract would seem to indicate ease of drainage. 


In the minds of several city officials, notably Councilman 
French, Chairman of the Council Committee on Parks, the idea 
of utilizing this land for a municipal housing project has been 
developing for some time. In concurrence with the suggestion 
of Councilman French and with the Mayor’s approval, your 
committee on housing conditions was called into consultation for 
the purpose of suggesting a plan for an improved housing devel- 
opment. Several meetings were held between members of your 
committee, the Mayor, the Council Committee on Parks, Miss 
Mildred Chadsey, Chief of the Bureau of Sanitation, and Mr. 
Virgil D. Allen, Commissioner of Buildings. The first of these 
meetings was devoted to a general interchange of ideas on the 
project, although a few fundamental principles on which the 
scheme should be based, were generally agreed upon. It was 
further agreed that the committee on housing conditions should 
undertake to secure the best possible advice from other places 
through correspondence, and the visits to Cleveland of one or 
two persons of experience in this work. 


Your committee went to work immediately. Certain mem- 
bers gave time to a study of various phases of housing develop- 
ment and the entire committee joined in an invitation to Mr. J. 
M. Hanson, of The Charity Organization Society of Youngstown, 
who has effected a very successful housing development in that 
city on the following plan: 


The Modern Homes Company was organized with a capital 
of $100,000.00, later increasing to $300,000.00 and that amount 
represented the working capital. Stock, paying dividends lim- 
ited to 5%, was sold to secure this capitalization. Seven acres 
of land near the business section of the city was purchased for 
the experiment and of this tract three acres were set aside for 


park purposes, and the houses built faced upon this park space, 
although ornamental roadways were laid out in other parts of 
the tract. Eighty-seven houses were built. Of these fifty-seven 
consisted of four rooms, two upstairs and two down, with a bath 
on the second floor. Each had a basement with laundry facilities 
and a hot air furnace. They were constructed of cement tile, 
plastered inside and out, with slate roofs at an average cost of 
$1600.00. The experiment provides at present only for the rental 
of these houses and those above noted rent at $16.00 per month. 
The remaining thirty buildings consist of houses of slightly dif- 
ferent types including terraces, buildings for business purposes, 
etc., ranging up to a rental of $25.00 per month. The average 
family is of five persons and the tenants are a select class, con- 
sisting largely of English, Scotch and Welsh, with one or two 
Polish and Jewish families. The rent collector is a social worker 
and it is her responsibility to maintain the standards of living 
conditions and cleanliness which the company has established. 
In the three years life of the experiment there has thus far 
been no repair cost, although a surplus accumulated has been 
devoted to many improvements in the property. Mr. Hanson 
has summarized the results of the Youngstown experiment which 
have been observed thus far as follows: 

(1) Through the social rent collector a great socializing 
influence has been brought to bear upon the renters of the 
company’s property. It has been the experience that families 
which had at first refused to cooperate in maintaining the stand- 
ards for cleanliness and living set up by the company, through 
the constant pressure of the social rent collector, became ex- 
amples to others. 


(2) That although at first there had developed some an- 
tagonism towards the imposing of standards by the committee 
which had resulted in some small number of the tenants leaving 
the property, this had been overcome and at present there was a 
waiting list of prospective tenants, and frequently the company 
had been asked to accept down payments in order to insure the 
next vacancy to the applicant. 


(3) That allotment companies which had formerly sold in- 
ferior houses at higher prices had told members of the company 
that the standard set by the company would have to be observed 
by the allotment men in future development, 


(4) That the company had received commissions at 7% to 
develop allotments for private investors. 


Mr. Hanson’s visit marked the end of the preliminary studies 
of your committee. It was decided that further progress could 
best be made after an agreement had been reached on some one 
definite plan of development. Three general plans presented 
themselves. Each of them involved the organization of a private 
company for financing. 


The plan which made the strongest appeal to the members of 
your committee at first was the purchase of the land from the city, 
the erection of moderate priced homes and the sale of these homes 
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on easy terms, the payments to be made in small amounts and 
covering a period of years. Roughly, this is the plan of most of 
our private allotment companies, and your committee believed 
that by improved methods of financing, better houses could be 
built to sell at less money than are now offered. 


The second plan considered was that developed so success- 
fully in Youngstown: the development of the land and the erec- 
tion of small houses for rental only. 


The third plan was in many respects a combination of the 
two above named. It proposed the development of the land and 
erection of houses which should be rented at the prevailing rates. 
The financing company’s stock, however, should be of two kinds; 
one kind to be limited to a dividend at current rates of interest, 
and the other kind to be sold in shares of small denominations 
and unlimited as to the dividend paid. The principles of this 
plan are to be found in the so-called copartnership plan which 
has reached a high state of development in many places in Eng- 
land, France and Germany. The details of this plan will appear 
later in this report. For the present the reasons which impelled 
your committee to agree upon it will suffice. 


From the first, city officials had been unanimous in their ex- 
pressions of belief that the city should retain title to the entire 
tract. This, of course, would prevent the deeding of the land to 
the purchasers of individual houses, and it was believed that a 
sale which did not include title to the land would not prove 
attractive to the prospective home owners. 


The purchase of a house on the deferred payment plan en- 
tails a transaction covering a period varying from ten to fifteen 
years. From the purchaser’s point of view several considerations 
are involved. He must first have saved a considerable sum, from 
ten to twenty percent of the total price, for his initial payment. 
He must have reasonable assurance of continuity of employment. 
His employment must be within a reasonable distance of the house 
which he purchases and he must be reasonably sure of his con- 
tinued ability to keep up his payments. In the event of unfore- 
seen misfortune he may desire to sell his house quickly. A change 
of employment may make the sale of his house advantageous. 
Real estate does not lend itself to rapid liquidation and a forced 
sale frequently involves great sacrifices. Finally, when the home 
owner has made his last payment, depreciation of his house or its 
immediate neighborhood may have seriously affected its value. 


5 


This may have been due either to the carelessness of the home 
owner, or to careless neighbors over whom he would have no 
control. 


By selling outright the control of the property as a whole 
would pass from an organization to individuals. A number of 
the original purchasers themselves might in turn sell and with the 
new comers might come a spirit entirely different from that which 
had permeated the locality at the outset. Thus, the company 
could not be sure of the permanency of even the least of its plans. 


The development of the property for rental purposes only 
seemed to your committee inadvisable for two reasons. First, 
because most of the advantages of such a plan are to be found in 
the copartnership plan. Second, because it would fail to give the 
tenant a stake in the game and a sense of proprietorship in his 
own home. 


The plan of taking the tenant into partnership has three im- 
portant advantages. It provides a guaranteed form of investment 
which is redeemable at par at any time and is, therefore, easy to 
sell. It encourages the tenant not only to take care of the house 
in which he lives, but also tends to make him critical of the care- 
less acts of his neighbors. Finally, although this plan will not 
provide homes to be sold to their owners, it should provide home 
owners. For the tenants who have successfully purchased stock 
amounting to five hundred or a thousand dollars have by so much 
tested their own abilities in domestic finance. If they desire to 
own their own homes they have not only proven their ability to do 
so, but they have a substantial capital for the undertaking. They 
are ready to bargain with private allotment and building com- 
panies for whatever kind of houses they desire. 


Having agreed upon the so-called copartnership plan, your 
committee arranged a meeting with Mr. Robert Anderson Pope, 
Landscape Architect of New York City. Mr. Pope, as a repre- 
sentative of the Boston 1915 Movement, made a special study of 
the copartnership plans and developments in England, and was 
also the landscape architect of the Forest Hills Development of 
the Boston Dwelling House Company. The results of his visit to 
Cleveland, at which time he inspected the property, submitted 
plans of development used in other places, and held conferences 
with all those interested, were of such character as to make them 
impossible to record. Much of his advice is included in the tenta- 
tive plan which your committee is now prepared to submit. 
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England’s copartnership plan, which has been successfully 
developed, is generally as follows: 


A company is formed which offers for sale two kinds of 
stock, non-tenant shares, bearing dividends limited to a stated 
low rate of interest varying from 3% to 5%, and tenant shares 
in small denominations sold on the installment plan, and un- 
limited as to rates of interest paid. A portion of the non-tenant 
shares is subscribed for previous to the beginning of actual 
work. When this preliminary promotion has been completed 
and the development has begun, those who wish to rent the 
houses built are asked to subscribe to shares of stock amounting 
usually to the total of two years payments of rental. If the pros- 
pective tenant’s stock subscription totals $250.00, a down-pay- 
ment of $50.00 is usually required and the remainder is payable 
on easy terms at frequent intervals during the following two 
years. The tenant pays the usual rental price, which although 
it is frequently substantially lower than inferior accommodations 
of similar kind, is not intended to represent the real saving. 
This saving comes through the payment in the form of dividends 
to tenants of all profits of the enterprise after the usual fixed 
charges have been deducted. These tenant dividends have 
amounted to 7% or better. 


It seems to your committee that this plan, with some modifi- 
cations, may be adapted to the Cleveland project, and it only re- 
mains to present the actual differences, which it is believed 
Cleveland will desire, and to fill in the amounts upon which the 
Cleveland project may be based. It must be understood that the 
figures which follow are merely estimates and must not be taken 
as absolute. Your committee believes, however, that the figures 
presented are as accurate as possible at this stage, when no plans 
have been decided upon, no survey has been made and no bids 
secured. 


The city officials take the position that the city should retain 
title to the land, leasing it under proper restriction to a company 
organized for the purpose and with, perhaps, provisions for in- 
creased value at stated intervals as a basis for rentals. The land 
cost, therefore, will appear under the items of current expense 
for individual houses. 


As a basis of estimate we will hypothetically assume that the 
property is to be developed on the average of fifteen dwellings to 
the acre. This would not necessarily mean fifteen separate 
houses, for in our plan we must include some two and three family 
houses. The usual price per front foot for land improvements 
such as grading, curbing, sidewalks, paving, sewer, water, etc., is 
$8.50. On the basis of fifteen dwellings to the acre the improve- 
ment expense may be estimated at $60.00 per house. It is prob- 
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able that an average house of hollow tile or concrete construction, 
plastered inside and out, with a roof of fire resisting material, 
bath room, cellar and hot air heating furnace, covering about six 
hundred square feet of floor area, can be built, if the building is 
on a large scale, at about $1600.00. Allowing a small sum per 
house for preliminary survey and promotion expense, it seems 
likely that the average cost per unit may be reckoned at $1700.00. 
Some houses would, of course, cost more than this and some 
perhaps less, but we may base for the purpose of demonstration, 
the following figures on an average of $1700.00. 


We have been told that a house of the character described 
would rent for twenty dollars per month. As a basis of estimate 
therefore, we may take a unit item of income of $240.00 per house. 


_ The unit expense may be estimated as follows: 


Interest at 646% on $1700.00. ....64scccseccwcseucnce ce $93.50 
Depreciation at 2% on $1700.00..................0...... 34.00 
Maintenance at 2% on $1700.00................006....., 34.00 
Supervision—5% on income of $240.00.................. 12.00 
Estimated loss of rent—214% on income of $240.00...... 6.00 

Lease estimated at 4% on valuation of land (1/15 of 
PSL MON Seo tsa pe delta os wat et ene ee 3.49 
Tax $1.55 per hundred at 100% valuation................ 26.35 
SROUTENCG F505. Fils oe oe eek eee Seeusl aera seis 3.20 
$ 212.54 


The estimated profit per house of $27.46 could be redistrib- 
uted pro rata to the tenant shareholders. ‘The method of doing 
this is one of the things that your committee believes should not 
be decided upon at this time. Several possibilities suggest them- 
selves, however. If the average holding of tenant shares were 
$500.00 per house, this profit would mean almost 544% on the 
$500.00 worth of stock which each tenant held and adding the 
5%2% already included in the estimate of expense, this would 
mean a total earning of about 11%. This might suggest the pos- 
sibility of letting tenant shares pay for themselves after the first 
payments had been made. Another plan might include the set- 
ting aside of a portion of the profit to be returned as a substantial 
bonus to those tenants whose items of upkeep were below a 
certain figure or who had made improvements to the property 
which added to its value. 


At this point in its report, your committee deems it proper to 
give a detailed statement of what it believes the above plan will 
and will not accomplish if carried out. Your committee assumes 
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that arguments for better housing in general are no longer needed 
in Cleveland ; that the leaders in our civic and commercial life are 
convinced of the perils of bad housing, the advantages of good 
housing, and the necessity of some artificial stimulation of housing 
development. This stimulation may be secured in any or all of 
several ways. It may be in the form of a tenement house code, 
enacting a set of minimum requirements for building and main- 
tenance. It may take the form of a well organized and aggres- 
sive agency of housing and sanitary inspection. It may be 
secured through a series of non-commercial housing developments 
for the establishment of temporary standards of maximum excel- 
lence in housing in various grades. 


The present report proposes a housing project which, if suc- 
cessful, should be an example in bricks and mortar of the best 
possible housing accommodations for the particular locality in 
which the land is situated. Your committee believes that an 
example of this sort is needed. 


Your committee realizes that the plan as proposed does not 
contemplate housing for the very poor. The average rental of 
twenty dollars per month would seem to demand that the monthly 
income of the average tenant should be eighty or more dollars. 
This income is that of the skilled workman or: clerk= Snel) 
family is not a poor family and is surely not in the greatest need 
of better housing. This is the point where many of those who 
believe a model housing project to be desirable in Cleveland, will 
differ with the members of your committee. An explanation of 
the committee’s point of view is necessary. 


We have desired to accomplish five things. First: to provide 
good dwellings. Second: to establish a method of allotting land 
in the outskirts of the city in accordance with the principles of 
city planning; a method which would influence future develop- 
ment by privately owned allotments of a similar kind. Third: to 
encourage thrift. Fourth: to demonstrate the practicability ‘of 
developing neighborhood where a communal spirit may be stimu- 
lated and where the individual will be encouraged to assist in the 
definite improvement of the neighborhood in which he lives. 
Fifth: to develop in the company formed for the purpose, an or- 
ganization which, through continued experience, could pass from 
comparatively easy tasks to harder ones, aiming at what hereto- 
fore has seemed impossible—providing good housing without 
philanthropy for the very poor. 
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If it is possible to show security and profit in an enterprise 
of this sort, and if it is possible to set a standard of living which 
the tenant class will begin to demand, the need for artificial stim- 
ulus will have disappeared. Your committee therefore, proposes 
this plan in the belief that it can be carried out successfully and 
profitably, and if the recommendations are adopted, your com- 
mittee stands ready to promote the organization of a company for 
this purpose. 


Respectfully submitted, 
Paul L. Feiss 
H. R. Crow 
James E. Cutler 
David E. Green 
Edgar A. Hahn 
James F. Jackson 
Francis T. Moran 


Committee on Housing Conditions 


February 28th, ror. 
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